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Introduction

Background

The Poco Way neighborhood is in the
midst of change, evolving from a
community with run-down housing,
speeding cars, and severe crime Lo a safe
neighborhood with decent, affordable
housing, play areas, a community center,
and other amenities. The Poco Way
Netghborhood Revitalizalion Strategy is
intended to direct this change. lLocated in
[iast San Jose, the |5-acre Poco Way
neighborhood is bounded by Story Road.
MeCreery Avenue, Cinderella Lane, and
Sunset Avenue (see Figure 1),

The Poco Way neighborhood is a
conununity ol low income families
crowded into small apartments built in the
carly 1960°s. Most of the 218 apartments
are llats or lownhouse-tvpe units in
fowrplex buildings; other apartments are in
buildings with 6, 28, or 40 units. A
listory of ubsentee landlords, lack of on-
site management, and deferred
maintenance contributed to the rapid
decline in living conditions in the area,

The process of change for the Poco Way
neighborhood and its immediate
surroundings has been taking place over
the past several vears through a variety of
actions:

»  The distribution of City housing
rehahilitation loans and paint grants to
several property owners in the area
(1986 - present).

» The enactment of an anti-cruising
ordinance lor Story Road {1987,

The creation of the Story Road
Neighborhood Busincss Districl 1o
revitalize this commercial area through
street improvements, paint and facade
programs, and other activitics (7990 -
present),

The location of a Head Start Family
Service Center in an apartment on
Poco Way, working directly with the
families in the neighborhood. During
1994, this operation is expected o
move to the Arbuckle Neighborhood
Service Center. Head Start also
operates a pre-school at the Arbuckle
School (1990 - present),

The establishment of the Pocao/
Arbuckle Project Crackdown area,
delivering aggressive code
enforcement, community policing,
vralliti abatement, and other
ncighborhood services into the arca
(1992 - present).

The City’s acquisition ol the
Springdale and Pan Asian propertics
after the prior property owners
defaulted on their loans with the Cily
(1992 and 1993).

The acquisition and rehabilitation of a
fourplex on MeCreery 10 convert one
apartment to the City of San Joge
Arbuckle Neighborhood Service
Center and to rent the remaimning three
units (/292 - 1943),

Job training program lor the youth of
the Poco Way neighborhood, offered
by the San Jose Conservation Corps
through various communily
improvement projects ({493 - present).
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Introduction

Purpose of the Strategy

As part of Project Crackdown, it became
clear that a neighborhood plan or strategy
was needed for Poco Way. The purposes
of the strategy are (o address needed
physical improvements and to direct the
careful, long term revitalization of the
arca in a manner thal is sensitive to the
social and-economic characteristics of the
community. The Poco Way
Neighborhood Revitalization Strategy
tocuses on climinating the poor physical
conditions in the neighborhood, including
deteriorated apartment buildings and
living units, absence of landscaping.
nadequate parking, presence ol trash, lack
of play areas and usable open space areas,
reckless driving along Poco Wayv, and the
lack of sceurity throughout the area.
These issues are discussed in more detail
in Chapter 2.

I'he Poco Way Neighborhood
Revitalization Strategy presents a
thoughtful, comprehensive approach to the
majur physical issues confronting the
neipghborhood.  The Stratepy and other
programs mentioned above are intended to
work together lowards the overall
improvement of the neighborhood.

study Approach

The study of the Poco Way neighborhond
involved the following steps:

« Identifying and understanding the
physical environment within the
community.

*  Surveving the existing housing to
determine the extent of needed repairs.

+  Assessing other physical conditions in
the neighborhood.

» ldentifving a clear vision for the future
of the community,

*  Developing three revitalization
alternatives,

*  Conducting a financial analysis of the
three alternatives.

= Selecting a preferred alternative hased
on a varicty ol criteria,

+  Developing an implementation stratepy
for the preferred alternative.

Community involvement was critical
throughout all phases of this study.
During the process, City stall mel with
residents and other community members
o uncover issues and obtain input an the
progress of the study. At the outset of the
study, City stall obtained public input by
attending regularly scheduled meetings of
the community and property owners
which were estublished as part of Project
Crackdown,

In September 1993, Vice Mayor Blanca
Alvarado established the Poco Way lask
Force. This task force is composed of
representatives Irom the Poco Way
neighborhood, nearby neiphborhoods,
Story Road Neighborhood Business
District, [Iead Start, and Arbuckle
Elementary School. Staft from several
City Departments, the Redevelopment
Agency, and the Ilousing Authority of
Santa Clara County participated in these
meetings (see the Acknowledgements for
more detail).




Organization of the Strategy

Following this introduction, the Strategy
15 organized into six remaining chaplers:

Chapter Two:

Chapter Three:

Chapter Four:

Chapler Five:

Chapter Six:

Chapter Seven:

LExisting Conditions

Vision for the
Revitalization of Poco
Way

Allernatives

Evaluation of the
Alternatives and
Selection of o Preferred
Allernative

Description of the
Recommended
Allernative

Implementation of the
Revitalization Strategy
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Poco Way Study Area

Location within San Jose
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Existing Conditions

This chapter discusscs the major features
and conditions of the Poco Way
neighborhood.

The |5-acre Poco Way neighborhood
contains the Arbuckle Elementary School.
two single-lamily houses, and 218 rental
apartments built in the carly 1960's. The
two single-family houses are located at
the southeast corner of Cinderella Lane
and MeCreery Avenue, next to the school
which faces onto Cinderella Lane. Most
of the apartments are in buildings which
contain ¢ither lour or six units, The
fourplexes between Poco Way and Story
Road have townhouse-type units, whereas
all of the remaining units are "flats." At
the cast end ol Poco Way, there are two
large apartment buildings, containing 28
and 40 units respectively. The apartment
portion ol the neighborhood has a density
of approximately 29 dwelling units per
acre.

The Arbuckle Neighborhood Service
Center is located at 1050 MeCreery
Avenue in a converted groundfloor
apariment. The Service Center is an
important delivery point for various City
programs including Neighbhorhood
Services, Police, and Code Enforcement.
Other agencies also provide services [rom
the Center.

Logation and Surrcunding Land Uses

The Poco Way neighborhood is located
southeast of the interchanpe of Higlways
280 and 101 (see Figure 2). The major
intersection of King and Storv Roads is
anc block west of the study arca. King
and Story Roads are busy. predominantly
commercial streets with shopping centers

and storefront businesses along their
lengths (sce Figure 3).

Major commercial uses exist along the
north side of Story Road from King Road
to the west side of McCreery Avenue,
including a shopping center with a
grocery store, Jack-in-the-Box, and
Kragen's Auto Parts. Kragen's obtains
some of its access from MeCreery
Avenue, allecting the Poeo Way
neighborhood,

Just north of Kragen's, on MeCreery
Avenue, there is a liguor store wilh
apartment units above. These uses lace
directly onto Poco Way and contributes to
the blight conditions in the area. North of
this liquor store/apartment complex, there
15 the Guapa "self-help" project, a 29-unit,
single-family detached housing
development,  Sell=help housing is 4 form
of affordable housing in which the
community and the ultimate residents and
owners of the housing actively participate
in its construction.  Built during the late
19807, these units are in good condition.

Most ol the surrounding area north ol the
Poco Way neighborhood consists of
single-family homes, some of which are
suflering from delerred maintenance.

Fast of the neighborhood is relatively new
single-family atiached (duet) housing and
a small shopping center. To the south,
across Story Road. there are a mixture of
single-family residential and commercial
s

Prusch Park, containing community
gardens, larm animals, and demonstration
plots of San Jose's agricultural past, is
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Lxisting Conditions

just bwo blocks west of the Poco Way
neiphborhood. Capitol Park is located
three-quarters of a mile east of the study
area.

Transportation Characteristics

Both King and Story Roads are well-
travelled by awtomobiles, County Transit
buses. and other vehicular traffic. Until
the enactment of the Anti-Cruising
Ordinance, Story Road was one of the
most heavily cruised streets in San Jose,
The nearest traffic signals are at Story and
King Roads, Story Road and MeCreery
Avenue, Story Road and [opkins Drive,
and Lide Avenue and King Road. The
latter signal was recently installed 1o
improve access to and from Prusch Park.

Zoning and General Plan Designations

The Poco Way neighborhood has two
zoming districts (see Fipure 4). The R-1
single-Iamily Residential Dhstriet is
lound along Cinderella Lane,
encompassing two single-tamily houses
and the Arbuckle School. The remainder
of the study area is zoned R-3 Multiple-
Family Residential District, permitling
attached housing at up to 40 units per
acre.

Three General Plan Land Use
Designations are found in the study area
(see [igure 3). The Arbuckle School is
designated Public/Quasi-Public, reflecting
the school use, The two houses on
Cinderella Lane and six fourplexes on
MeCreery Avenue are designated Iligh
Density Residential (12 - 25 dwelling
units per acre). The remainder of the
study arca is designated Very High
Density Residential (25 - 40 dwelling
umits per acre).

Property Ownership

There are ten property owners in the
neighborhood, excluding the Alum Rock
School District (see Figure 6). The Cily
ol San Jose is currently the major
property owner in the area, holding title to
96 units (44%), Some of the City's
acquisitions occurred after property
owners delaulted on their rehabilitation
loans with San Josc, More recently, the
City has acquired propertics with the
intent of positioning the City to
implement this Revitalization Strategy.
The Housing Authority of Santa Clara
County manages all of the City-owned
properties in the Poco Way neighborhood.

Demuographics

A review of the 1990 1.5, Census
information helps to describe the general
demographic characteristics ol the Poco
Way neighborhood, [t is possible that
some of these characteristics have
changed since 1990, and also that not all
houscholds completed the census forms
given their possible concern about the use
of the data.

Most of the Census data for this arca is
reported for a census tract which includes
not only the Poco Way neighborhood but
alsn a larger area composed primarily of
single-family homes. This larger single-
family neighborhood has a very dillerent
character than Poco Way; hence, the data
reported by census tract only provide a
glimpse of the true demographics of the
smaller Poco Way ngighborhood. 'The
census tract is bounded by Interstate
Highway 680, Jackson Awvenue, Slory
Road, and King Road.
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General Plan Designations Figure 5
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Existine Conditions

Only a few statistics are available by
"block group" for the 15-acre "Poco Way"
neighborheod, bounded by Story Road,
MeCreery Avenue, Cinderella Lanc and
Sunset Avenue. 1990 block group data
indicate that the neighborhood contained
1.442 people in 222 housing units (there
are actually 220 housing units in the
neighborhond today). The Poco Way
neighborhood contains 25% of the
housing units and over 31% of the
population in the census tract.

Where available and relevant,
comparisons are made between the Poco
Way neighborhood. the census tract. San
Juse, the San Franciseo Day Area, and
California,

Housing in the neighborhood is
crowded. The Poco Way neighborhood
has an average of 6.5 persons per
household, compared with 5.3 persons per
houschold (pph) lor the entire census
tract. These fipures are more than double
the average for San Jose (3.1 pph). the
San Francisco Bay Arca (2.6 pph), and
California (2.8 pph).

The neighborhood has a high poverty
level. Lhe 198Y per capita income in the
census tract containing Poco Way was
$6,778, only 40% of the $16.905 per
capila mean income in San Jose, For
people of Hispanic origin, 1989 per capita
income was $6.129 in the census tract,
compared to $10,007 in all of San Jose.

{ne-third of the people in the census tract
live beneath the poverty level. compared
to 9.3% for San Josc and 7.3% within
Santa Clara County. (The U.5. Census
Bureau determines poverty level on a
nationwide scale. For example, the
average poverty level for a family of four
was $12,674 in 1989.)

Rents in the Poco Way area are
comparable to the prevailing rates in
San Jose. In 1990, the median gross rent
in the census tract was 5744, compared to
$755 for San Jose. Aboul 70% of all
rent-paving households in the tract paid
$700 or more per month in rent.
Meanwhile, median housing values in the
tract were significantly lower than [or San
Tose as a whole: §178.400 compared to
$275.000,

Residents spend a large proportion of
their incomes on rent. About 72% of all
renters in the census tract paid 30% or
more of their 1989 houschold incomes on
rent. More than two-thirds of all
houscholds carning less than $35.000 a
year paid 30% or more of their ineome on
rent. [ighty-four percent of househalds
making less than $20,000 a year paid
more than 353% of ther 1989 ineome on
rent.

The neighhorbhood has a conceniration
of minority and immigrant houscholds.
In the two-block Poco Way area, the
population is 74% Hispanic, 25% Non-
Hispanic Asian, and about 1% Non-
Hispanic White. Within the larger census
tract, 534% ol all people are "loreign-born"
(e, born outside of the United Slates),
more than twice the rate for San Jlose
(26.5%). the Bay Area (20.2%), and
California (21.7%). 1t i3 estimated that an
even higher percentage of Poco Way
residents are forgign-born, mostly from
Mexico, Vietnam, and Cambodia,

Spanish is the primary language spoken in
37% ol the homes in lhe census lracl,
Various Asian languages (including
Tagalog, Chinese, Mon-Khmer, and
Vietnamese) are the primary languapes
spoken in 8% of the households, and
Lnglish is the primary language spoken in
17% of the homes. In comparison,
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English is the primary language spoken at
home by 62% of people in all of San
Jose.

The neighborhood has a large
proportion of children. In 1990, 42% of
the census tract population was 19 vears
ol age or less, compared o 30% for San
Joge, Omne-third of people in the census
tract were 14 years of age or vounger,
compared to 23% in all of San Jose.
Almest 24% of the people were below
than age of ten, comparcd to 16% 1in San
lose.

The neighborhood has a high rate of
single-parent families. [n the census
ract, 29% of all families with children are
headed by a single parent, compared to
20% city-wide, In both cases, aboul three-
quarters of these families are headed by
single mothers.

Kesidents have relatively low levels of
education. The high school graduation
rale in the Poco Way census tract is less
than half that in San Josc. In the census
tract, only 36.4% of people 25 vears and
older have graduated high school.
comparcd 1w 77,1% for San Jose, and
82.8% for the Bay Area. Only 9% of
those 25 years and older in the census
lract have attained a college degree (most
of which arc associate degrees) compared
to 34.1% for San Jose and 39% for the
Bay Area.

Residents tend to work in
manufacturing and service. About half
the employed persons 16 and older work
m precision production. or as operators,
fabricators, and laborers. The remainder
work primarily in service industrics as
technicians, in sales. or administration.
Only about 3% work in managerial or
professional capacities, compared to 29%
for San Jose.

More than one-quarter of the families in
the census tract have no worker, while
27% have two workers, and 32% have
three or more workers.

Overcrowding

Overcrowding is one of the characteristics
ol puor housing conditions by state and
federal standards. The notion of
overcrowding is derived from ong’s
culture. Some people may choose to live
with many other people in a small living
space.  In the Poco Way ncighborhood, it
15 not uncommon that several houscholds
or families live in a single unit in order to
alford the rent.

The U.S. Department of Housing and
Urban Development delines overcrowding
in a complex equation ineluding the total
number of people; their age, gender, and
marital/relationship status; and the number
and size ol the bedrooms. For discussion
purposes only, a simple interpretation
could be that the occupancy of one unit
should not exeeed two persons per
bedroom.

In the Poco Way neighborhood it is
difficult to determine the exact number of
people in each unit because of the types
of households and living arrangements in
the apartments. Some households consist
entirely of adults while others are
comprised of several families or one larpe
extended family. In a sample of 80
occupied units, 26 appear to be
overcrowded today. Lvidence of
overcrowding includes sleeping bunks
created in linen elosets and numerous
sleeping mats crowding combined living
and dining room [loors, Overcrowding
contributes to the "wear and tear™ of an
apartment due to more intensive and
[requent use, The condition of a living
unit can degrade rapidly when



Existing Conditions

i

overcrowding 1s combined with deferred
maintenance and lack of on-site
management,

Housing Conditions

There are 218 apartment units in the study

arca. ‘lable 1 shows the number ol units
per huilding and the number of bedrooms
per unit per building for each address in
the study arca. 'The table shows the
predominance ol one- and two-bedroom
units in fourplex buildings. Two larger
apartment buildings are located at the east
end of Poco Way, containing 28 and 40
units, respectively,  Figure 7 depicts a site
plun of the existing neighborhood,
showing the distribution ol the units
throughout the area.

In July 1993, a survey of some of the
units was completed W delermine the
conditions of the individual living units
and properties and the extent of needed
repairs. Eighty-four units (38.5% of the
total) were surveved. City ol San Jose
housmg inspectors surveyed [8 units and
the Ilousing Authority inspected 60 units.
In addition, the specilications [rom the
rehabilitation work completed on 1030
MeCreery (Arbuckle Neighborhoed
Service Center) was included in the

analvsis. These speeilications detail all of

the work that was needed to significantly
improve the conditions of the units. The
1050 MeCreery rehabilitation work may
be indicative of the amount of

rehabilitation needed for other units in the
neighborhood.

The survey required the consent of the
properly owner and lenant. One properly
owner refused to have any of his
buildings inspected.

The City of San Jose housing inspectors
surveved overall building and site

conditions as well as individual units; the
mspections consisted of investigations of
all visible signs of structural, plumbing,
electrical, heating, and other problems.
The inspectors identified needed repairs to
meet cach of three standards:

= City of San Jose Housing Codc:
Similar to the California State Housing
Code, these standards scek W creale a
decent, safe, and sanitary living
environment.

+  City of San Jose Housing
Rehabilitation Standards:  These
standards meet the San Jose [Housing
Code plus recommend the replacement
of elements or systems with
predictable Naws, For example, if a
roof has been in place lor 35 years
and 1t has an expected life of only 25
vears, then this standard would require
its replacement even il there were no
leaks or other problems.  This
approach can extend the life of the
entire structure; however, the property
owner is free to chose the materials
utilized in the work.

+ 1050 MeCreery Standard;  This
standard meets the City of San lose
Housing Rehabilitation standards, plus
the repairs utilize high quality and
durable matcrials to facilitate
maintenance and enhance the survival
of the units and building. This level
of improvement, with proper
maintenance, should prolong the life
of the buildings and the unily as if
they were newly constructed.

Ultimately, the "1030 McCreery” standard
was chosen for the Poco Way
neighborhoond because of the Strategy’s
goal to revitalize the area for the long
term, extending the cconomic life of all
rehabilitated units.
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Tahle 1
Number of Units and Number of Bedroom by Address in the Poco Way Neighborhood

Building Type Numher of Iinits/ Number

{ Address) Buildings Buildings | of Units Unit Mix/Baililing

Fourplex with Mats' 10 4 40 el 2-hedroom units

(1008 - 1060 MeCreery Avenue)

Fourplex with flars' 7 4 28 |-hedroom unit

(1863, 1875, 1895, 1905, 1925, 2-hedroom units

1935, unid 1955 Poco Way)

Siaplex with Mals! i f I8 I [-bedromn unit

CIBRS, 1913, and 1943 Poco Way) < 2-hedronm units
I d-hedroom unit

Fourplex with townhouse-type 16 ] Bl 2 I-bedroom units

apartments’ 2 2-ledroomn unils

(1853 - 1967 Story Road

1854 - 1968 Poce Way)

Large apartment building with flats' 2% I8 27 [-hedroom units

(97T Pocn Way ) I 2-bedroom unit

Large apartment huilding with Oats! A0 41l 240 [-bedroom unit

(LY Story Road) 20 Zabedroom unils

TOTALS i8 218 By [-bedroom units

126 2-bedroom units

3 F-bedroommn unils

Motes: 1. The "laz" are single-stary apanments in a stacked arrangement

2 The "tovwinhonse-Tvpe” apamments ae two-story ks Iy other words, o single unil has rooms upsbiie snd downstiirs,
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Existing Conditions
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The survey results indicated a wide range
of needed repairs from nsect abatement
and the replacement of floor coverings.
curlains, windows, appliances, and
fixtures to the reconstruction of kitchens,
bathrooms, stairs. balconies. and irrigation
systems,  Many properties have on-site
drainage problems.  Although termite
tests were hevond the scope of the
inspections, many units have the potential
for termite damage. Manv of the
problems in units could be attributed 1o
deferred maintenance.

Ihe housing inspectors also found scrious
problems with the absence of landscaping,
poor site drainage. and inoperable
irrigation svstems.  The worst housing
conditions were found in some of the
units between Poce Way and Story Roead.
These units are in need of new roofs, new
ot water systems, and major repairs o
fix mold, dry rot, and water damage.

Salely

Gang, drug, and other criminal activity
has pervaded the Poco Way neighborhood
[or many years. The ease of cutting
through the neighborhood via Poco Way
contributes to the crime and speeding
problems in Poco Way. especially because
much of the criminal activity historically
comes from people who do not live in the
neighborhood.  Since the onset of Project
Crackdown and the community policing
effort in 1992, the number of cases
involving an arrest or citation have
deereased. For example, from March
1993 to March 1994, the cases involving
an arrest or citation have dropped 22% for
the arca bounded by 1-680, Jackson
Avenue. Story Road. and King Road.

Even with these improvements, the
community remains concerned about
salety and security. The carports in the

neighborhood have provided secluded
places lor potential criminal activity. As
a consequence. many residenls preler Lo
park their cars on the street rather in their
designated spaces. [n addition, the areas
around the buildings are not well-lit.
Other "hiding” places for illepal activitics
include the laundry rooms. Through code
cnforcement, there have been attempts to
improve the exterior lighting: however,
many of the light fixtures have been
vandalized. Tor similar reasons, security
15 also an issuc with respect o the
common open space areas hetween the
fourplexes.  As a result, residents do not
use these open spaces lor gathering with
friends. instead they tend to use Poco
Way,

Parking

Cars are frequently parked along both
sides ol Poco Way and McCreery Avenue
because of the residents’ dislike of the
carports for the reasons mentioned above.
Mo parking is allowed on the north side of
Story Road. Many of the residents whose
units face Story tend to park on the south
side of Story Road, displacing parking for
potential clients ol the businesses on the
street.  The Story Road merchants are not
pleased with residents parking on the
south side of the street,

The amount of off-street parking is
currently inadequate. Omnly one space per
unit is provided throughout most of the
project area. In addition, some units have
virtually no olf-streel parking (e.gz., the
Arbuckle Neighborhood Service Cenler
and the associated three apartments). The
on-site manager for the Ilousing Authority
gatimares that currcntly, there may be as
many as four to five cars per unit,



Existine Conditions

Trash

The handling of trash disposal is a serious
problem in the Poco Way area. Large
(rash bins and recycling containers are
provided for the residents, however, there
are no trash enclosures for any of them.
The bins frequently fill up too quickly,
resulling in garbage spilling out of the
containers. Because the driveways are
generally ton narrow for a garbage
collection truck to enter, someone must
wheel the bins o the curb twice a week.
Many times, the bins are never put back
into the parking areas. As trash
accumulates, the smell increases quickly,
particularly during warmer weather.

The Function of Poco Way

The role ol Poco Way in the community
15 very important.  Not only i1s it used for
purking and for vehicular use, but it also
lunctions as an open space amenily and
an important pedestrian corridor.  In the
afternoons and evenings, many residents
congrepate in front of their buildings,
along the sidewalk, or apainst parked cars
Residents also do many of their errands
on lool, walking dewn Poco Wayv to the
stores on Story Road.

Common Open Space

Children play everywhere and anywhere,
including in the carport areas. on the
carport rools, and on the sidewalk along
Story Road. At tfimes, there are children
playing in the common open space areas
belween the fourplex buildings. Most of
these open spaces are gencrally not
improved, and consist of bare dirt. weeds,
concrete areas, and lilled-in swimming
pooals. Older children tend to play at the
Arbuckle School. using the baskethall
courls or ball lield. Adults also need
usable open spaces and recreational

opportunities. The school vard provides
some of these opportunities, as discussed
below.

Arbuckle Elementary School

The school is an important resource for
the comumunily, The children in the Poco
Way neighborhood go to this school and
there are mstructors who can
communicate (o the children in their
Southeast Asian and Spanish languages.
After school and summer programs,
ollered by the City of San Jose and the
YMOUA, provide important activities lor
the children. ‘The school also has a Head
Start pre-school and a day care center for
children within the district,  These
programs both have waiting lists. T'he
100-child day care center has a dedicared
outdoor play area, grass, and two tot lots
with older play equipment.  The ball
fields are also in poor condition, requiring
grading to improve drainage and a new
sprinkler system,  The (ot lots near the
Head Start facilities, however, appear to
be in good condition.

The importance of the school to the
community was reinforced in May 1993,
when the residents created a path between
the school and Poco Way. 'The concrele
sidewalk 1s well-used by the community.
The school is frequenily the site for
community meetings and other activitics
in the neighborhaod.

Landscaping

The presence and maintenance of
landscaping varies throughout the study
area. Some fourplexes have a few trees
and rugged shrubs, while others have bare
dirt which has been compacted into
unattractive mounds. Overall, landscaping
15 generally absent in the neighborhood.
Poor site drainage and the lack of
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maintenance contribute o the landscaping
problems. The City has placed grass in
front of the Pan Asian apartments and in
[ront of the Neighborhood Service Center
apartments (10530 MeCreerv).

sStreet trees are located sporadically.
MceCreery Avenue has the largest number
of apparently healthy street trees, although
there are empty spots. Story Road has a
lew streel trees near MeCreery Avenue,
Poco Way and Cinderella Lane do not
have park strips between the sidewalk and

the street. In the case of Poco Way. street
trees should have been planted along the
edge of the sidewalk ncar the properly
line (the location of the utility poles);
however, as was common with this
arrangement 1 San Jose, Lthe trees were
never planted. Along Cinderella Lane,
most of the intended park strip is paved.
Sunset Avenue, north of Poco Way, has a
few street trees. 'lrees planted along the
eastern perimeter of the school provide
some shade for the public sidewalk.



Vision for Poco Way

The revitalization of the Poco Way
neighborhood requires a comprehensive
strategy Lo address the wide range of
issucs identilied mn the previous chapter.
F'rom discussions at the Poco Way task
lorce and community meetings, a clear
vision has emerged [or the Poco Way
neighborhood.  This vision rellects a
strong consensus for the direction of the
revilalization effort.

The vision for the neighborhood’s future
involves the establishment of a good
quality, livable place, where:

= Residents are safe to walk, play. and
socialize:

+  Play areas and gathering places arc
attractive and functional;

+  Housing conditions arc improved 1o a
high standard and maintained for the
long run:

+  Housing is affordable to low and very
low income households:

+  Housing units accommodate larpe
families:

+  Communily appearance 1s enhanced
with attractive buildings, appropriate
landscaping, and street trees;

+  Poco Way retains its central role in the
community without being a "cut
through" street; and

*  The Poco Way neighborhood has a
betler relationship with ils surrounding
community, including the adjacent

neighborhoods and the Story Road
Neighborhood Business District.

Most impartantly, the community must be
4 source of pride. respect, and
appreciation for its residents.

The vision can occur within the
framework ol the Poco Way
Neighborhood Revitalization Strategy,
Specifically, the strategy has ten
ubjeclives:

I, Improve the housing conditions of all
units in the study area lor the long
lermm.

2. Create more family units (three and
four bedroom units)y where leasible.

Lad

Lnsure long term affordability of the
Lnits.

4. Eliminate overcrowding.

h

. Improve the physical appearance ol
the neighborhood,

6. Creale usable open spaces and play
arcas.

7. Improve the salety of the
neighborhood.

8. Provide adeguate parking,
9, Minimize relocation.

|0, Maintain and enhance a sense of
community and pride for residents.
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Based on the vision and project
objectives. three alternative were
developed for the study arca. The
fundamental difference hetween the
alternatives is the number of units which
woild be rehabilitated or newls
constructed to improve housing conditions
{see Table 2 helow). These alternatives
illustrate the range of possible approaches
to provide better overall living conditions
to the residents, and are described in more
detail in this chapter,

An alternative consisting of demolishing
all buildings and constructing 218 units
was nol considered lor two reasons.  First,
the complete elimination of all buildings
would be extremely disruptive to the
neighborhood and could result in
potentially significant relocation impacts,
Second, the buildable land arca and its
configuration constrain the replacement of
the same or increased number ol units in
two- or three-story buildings,  Buildings
taller than three stories are expensive to
develop because of the construction
requirements lor concrele and steel
reinforcement. elevators, ete. In addition,
taller buildings would not be compatible
with the adjacent single-lamily

From discussions al lask force and
community meetings, it became clear that
solutions to parking, open space, security.
and other issues should be incorporated
into all of the alternatives. 'These
solutions reflect the desires of the
residents and other interested citizens:

Remove all carports
Eliminate all hiding places
Create visible and defensible spaces

Decrease the penentrability of the
neighborhood by non-residents

Close Poco Way as a through street
toward its eastern end

lmprove landscaping on all ol the
properties

[lant streel trees on all of the sireels
in the study arca

Enhance the architeclural characler of
all buildings

netghborhand.
Table 2
Pneo Way Neighborhood Revitalization Alternatives
Allernative Rehabilitation New Construction
(# units) {# units)

1: Rehabilitale All Units 218 {

2: Some New Construction 150 60 to 68

3: Major New Construction 100 110 to 118




Alternative 1: Rehahbilitate All Units

This alternative proposes o rehabilitate all
218 units in the study area (see Figure 8).
The fourplex at 1050 McCreery Avenue is
included because it is anticipated that the
Ntrategy would include architectural
embellishments, parking, and other
unprovements for this property, The
inclusion of this building does not imply
that the living units need additional work.

All of the units would be improved to the
ligh standard exhibiled in the
rehabilitation of the building at 1050
MeCreery Avenue. Major rehabilitation
would facilitate maintenance and give the
buildings a longer "life."

To reduce speeding and to eliminate cut-
through trallic, Poco Way would be
closed toward its eastern end. Permancnt
closure would occur as a cul-de-szac; east
ul the cul-de-sac. the street would be
abandoned, West of the cul-de-sac, Poco
Way would remain a public street right-
ol-way, LCasements would be needed 1o
maintain aceess o the wtilities in the street
right-af-way,

A "land bridge" between the neorth and
south sides of Poco Way would be created
immediately to the east of the cul-de-sac.
This bridge would probably be small
under the Refabilitation Alternative given
the location of the existing buildings.
There would not be continuous public
sidewalks around the cul-de-sac, although
the arca would be raised with full curb.
gutter, and lighting improvements. To
prolect 1L from street trallic, bollards,
street trees, or other deviees could be
placed around its curb. In addition. the
arca should be rmsed so as o announce
its presence as a place for people, not
cars. The area should be well-lit for

general security purposes and to
discourage potential vandals.

The land bridge would provide a
communily open space area that could be
enjoved by all residents in the
neighborhood. Benches and a small tot
lot with modest play equipment could be
located in the open space arca. The lund
bridge would be privately owned and
maintained by the property owner(s)
adjacent (o the area,

On the east side of the land bridge, the
remainder of Poco Way would be
converted into a parking area lor the two
large apartment buildings at the end af the
block. Given the site design of the
existing buildings, it is Likely that the
apartments on the south side of Poco Way
would gain more spaces than the building
to the north; however, the lwo propertly
owners could make arrangements to more
equitably distribute the parking.

At the west end of Poco Way, al
MeCreery Avenue, tree "pop-outs” (also
called "chokers") should be installed at
both the north and south corners. These
pop-outs effectively narrow the entrance
ol Poco Way w force cars to slow down
as they enter the neighborhood, They
would be carefully spaced to not obstruct
the sight lines of drivers. The cholers
should be planted with trees Lo creale a
statcment of entry into the neighborhood.

Alternative 2: Some New Construction

Alternative Two proposes to rehabilitate
150 units and construct 60 to 68 new
units (see Figure ), The rchabilitation
area extends along McCreery Avenue and
the entire north side of Poco Way, and
includes the 40-unit apartment building at
the southwest corner of Poco Way and
Sunsel Avenue, The remaining 64 unils
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Allernatives
Alternative 1: Rehabilitation of All Units
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on the south side of Poco Way would be
removed to accommodate new family
housing, Some ol the poorest conditions
are found between Poco Way and Story
Road.

In addition, a fourplex (1056 McCreery
Avenue) located hehind the Arbuckle
Neighborhood Service Center would be
removed to resolve the crowded
conditions in that corner of the
neighborhood.  Currently. four buildings
(1050, 1056, and 1060 McCreery Avenue,
and 1863 Poco Way) arc located in a
small area, leaving very little room for
usuble open spaces or parking. The
removal of the building at 1056 MeCreery
Avenue would create opportunities for
more parking and open space for the
remaining units.

The street closure and other street
improvements in the Some New
C'onstruction Alternative would be similar
o the closure described under the
Rehabilitation dliernative above, The
total area of the land brnidge may be larger
in the Some New Consrruction Alternative

because the buildings on the south side of
Poco Way would he removed and the new

buildings could be located in a different
arrangement on the site. Public sidewalks
around the edge of the cul-de-sac could
also be accommodated in the second
allernative. There may be an opportunity
to include a recreation/communily
huilding as part of the new development.

Alternative 3; Major New
Construction

This alternative proposes to rehabilitate
100 units and construet 110 to 118 new
units (see Figure 10). Most of the
properties along McCreery Avenue and
the two larger apartment buildings at the
east end of Poco Way would be
rehabilitated. The remaining units on
both sides of Poco Way would be cleared
and new housing would be constructed on
the sites. A paossible range of 110 to 118
new unils is given because an exact
number of units depends upon the Lype ol
housing, size of units, number ol
bedrooms, type of parking (e.g.. parage.
surlace, "tuck under”, ete,). and other
factors.

Poco Way could be abandoned entirely in
the Major New Construction Alternative,
leaving a large land arca available lor new
development. Fasements would be
needed 0 maintain access to the utilities
in the street, unless they can be
redesigned to hecome private utilities.
Generous common open space, play areas,
and other [eatures could provide places
for residents to meet and rccrcate, As
with the Some New Construction
Alternative, there may be an opportunity
to develop a community building lor the
neighborhood. This alternative would
result in the most dramatic change to the
neighborhood.
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Evaluation of the Alternatives 29

Fach of the three alternatives
(Rehabilitation, Some New Construction,
and Muajor New Construction) seek 1o
improve housing conditions and overall
livahility in the neighborhood.  An
evaluation of these alternatives was
conducted W determine which allernative
best achicved the project abjectives lor
the long term. while minimizing
relocation impacts and optimizing the
City’s investment in Poco Way,

The evaluation consists of an assessment
ol the qualitative and guantitative
attributes of each alernative. The
quantitative assessment includes a
linancial analysis, comparing the cost
cffectivencss of cach alternative., 'The
preferred alternative, discussed at the end
of this chapter. is selected because it best
met the criteria,

Qualitative Assessment

The alternatives are evaluated against the
following qualitative criteria:

*  Mainlain or increase the wlal number
of housing units,

»  Drovide larger units (i.e, units with
three and lour bedrooms).

*  Create opportunities for more usable
COMMON Open Space arcas. more
parking, and other amenities.

«  Facilitate long tenm maintenance,

«  Minimize relocation.

+ Improve the physical appearance of
the neighborhood.

A comparison ol how each alternative
meets these eriteria is presented in Table
3 and is discussed below.

Number of Units. The Rehabilitaiion
Alternarive would maintain 218 units in
the neighborhood, The Some New
Construction Alternative would maintain
or potentially decrease the number ol
units depending on the desired number of
larger units in the new construction area.
Constraints exist which inhibit increases
in the number of units, ncluding
neighborhood compatibility, and the high
per unil cost ol very high densily
development due to expensive
construction requirements far buildings
over Lhree stories. These requirements
can include concrete and steel
reinforcements. elevators, and sometimes
podium or underground parking,
Additional constraints include satislying
the concurrent objectives of larper family
units, increased parking, and improved
usable open space within a limited area.
In addition, the conliguration of the sile
available for new construction is
unusually narrow with street frontages on
three sides.

With the Major New Constriction
Alternative. there may be a limited
opportunity o increase the number of
units. If the large rectangular area
(including the street right-ol~way) is
considered as the buildable land arca for
new construction. then it may be possible
o add a [ew units to the neighborhood.
Significant increases in unit numbers is
difficult o achieve given the same
constraints menlionegd above.
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Larger units. While there may be a
possibility of providing larger units with
the Rehahilitation Alternative, this could
only be achieved by combining
apartments, resulting in a loss of total
units. Combining units may not be the
mast efficient or cost effective way of
providing family units. Under the Some
Mew Construction and Major New
Construction Alternatives, there is
substantial opportunity to increase the
proportion ol larger (three and lour
bedroom) units in the overall mix. Even
if the total number of units decreased
shghtly, larger units with more bedrooms
would be able o house more people in an
uncrowded situation compared with the
current housing in the study area. For
example, a fourplex with four two-

bedroom units could house sixteen people,

assuming twa people per bedroom. In
comparison, a triplex with one four-
bedroom unit and two three-bedroom
units could house twenty people,
assuming two people per hedroom.

More usable common open space, more
parking, and other amenities. |he
Rehahilitation Alternative provides only a
limited opportunity for creating more

usable common open space, more parking,

and other amenities (e.g., 8 community
building). The neighborhood contains
many areas originally inlended lor
conunon open space, These argas could
be improved to become more usable, but
there are no opportunities to add new
cominon open space arcas. The carports
could be demolished and the parking lots
could be reconfigured to increase the
number of parking spaces; however, the

increase would probably not meet the City

of San Jose parking standards because ol
limited space. Space limitations also
constrain the ability of the Rehabilitation
Aliernative to accommodate new
amenitics, such as a community center.

In contrast, the Some New Construction
end Mapor New Ceonstruction Alternatives
provide apportunitics for more commeon
open space, parking. and amenities in the
portion ol the neighborhood considered
for new construction.  Both allernatives
could include parking which meets the
City’s standards, and could also include a
new communily building,  All of these
features could be included in the design of
the new development. The Major New
Construction Alternative would have the
preatest opportunity to meet this criterion
because of the larger land arca available
for new construction.

Long term maintenance, Rehabilitation
of all the units would result in facilitating
subsequent maintenance for most of the
project area with the exception of some of
the units between Poco Way and Story
Road. Some apartments are in such
disrepair that it is entirely possible that
additional major rehabilitation would be
needed during the life of the buildings,
resulting in increased costs over the long
term. The Some New Construction and
Major New Construction Alternatives
would he easier and more cost cffective to
maintain in the long term because hoth
alternatives propose eliminating the most
deteriorated housing from the
neighhorhood.

Relocation.  All ol the allernatives would
result in different degrees of temporary
and permanent relocation of the residents.
Major New Construction would probably
result in the greatest amount of temporary
and permanent relocation.

Some of the units being rehabilitated
require such extensive repairs that the
residents may be temporarily displaced
while the major work was being done.
Residents may be able to live in the units
during the completion of minor work.




Permanent relocation would occur with all
alternatives because of existing
overcrowding, as explamed in Chapter
I'wo. Ewven with larger units, the
neighhorhood will prebably be unable to
accommodate all of the existing residents
and meet lederal and/or state occupaney
standards.  This may resull in some
people being permanently displaced.

Before any displacement, a relocation plan
would be prepared in accordance with all
state and/or federal requirements. These
requirements include the active
participation ol the alfccted tenants in the
development of the relocation plan

Displacement is particularly sensitive in
the Poco Way neighboerhood. Many
families live in the neighborhood hecause
ol the presence of other family members
or close Irniends, This fact 13 very
impaortant to the cohesion of the overall
community, particularly to recent
immigrants. Given the real possibility of
relocation impaets to the neighberhood,
specific recommendations pertaining to
relocation are contained in the last chapter
o direct a sensilive and thorough process.

Physical appearance of the
neizhborhood. The Major New
Construction Alternative would have the
most dramatic effect on the appearance of
the neighborhood. In contrast. the
Rehabilitation Alternative would have the
least cffcet, even though the appearance
would improve somewhat with
landscaping, architectural embellishments,
ete. The Some New Construction
Alternative provides an opportunity for a
new look to the neighborhood particularly
along Story Road. the most visible side of
the area; however, not to the extent of the
Major New Construction Alternative.

Quantitative Analysis

Kosmont & Associates. Kosmont &
Associates, Inc., a financial consulting
firm, compared the relative economic
benefits of the three alternatives. To
perform the analysis. various assumptions
were made regarding rehabilitation costs,
new construction costs, the number and
size of new units, and the expected rents
of all units, The rehabilitation cost
assumplions (528,000 per unit) were
hased on empirical information from the
rehabilitation of the fourplex at 1050
MeCreery Avenue, deseribed in Chapler
I'wo, An additional analysis was
performed on a "warse case” rchabilitation
scenario by increasing the costs by 50%
o $42,000 per unit.

Cost estimates for new construclion were
derived Trom the actual costs ol [ve new
affordable housing developments in Santa
Clara County (three of which are located
in San Jose). These costs range from
$57,500 to $88,500 per unit. On- and ofl-
site improvement costs were not included
in the Kosmont analysis because they
were assumed L be similar for all
alternatives.

For the alternatives with a component of
new construction, the unit mix was
assumed to he 30% two-bedroom, 40%
three-bedroom, and 30% four-bedroom
new units. The rents for all units would
be affordable to households carning 604%
of the County's median income ($33.580
for a family of four). In other words, all
of the apartments would be affordable to
low income households.

Operating costs include an annual
management cost. For newly constructed
umts, the managemenl cost is assumed lo
he 82,800 per unit per year and for
rehabilitated units, the cost is assumed to
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be $3.200 per unit per vear. The higher
cost for managing the rehabilitated units
reflects a higher mainienance cost over
the fong term.

The resulls ol the Kosmont analysis are
expressed n terms of the "gap" between
the total cost of the praject and the total
amounl of [inancing available from
conventional sources, Low Income
Housing Tax Credits, and developer
equity. The remaining costs that would
not be covered by these financial sources
15 the "gap" that the City of San Jose or
other public funding source would need to
provide o complete the project financing.

Table 4 compares the relative strength of
the alternatives. I'rom a financial
perspeclive, the "strongest” alternative is
one with the smallest gap. The
comparison shows that under the lower
rchabilitation cost assumption, the
Rehabilitation Alternative has the smallest
gap ($6 million) and the Major New
Canstruction Alternative has the largest
gap ($7.4 million). Under the higher
rchabilitation cost assumption. the
alternatives are much closer wgether with
the Major New Constriction Alternative
having the smallest gap ($8.9 million), the
Some New Construction Alternative
having a similar small gap ($9 million).
and the Rehabilitation Alternarive having
the largest gap (59.4 million). The spread
between the gaps is $1.3 million under the
high cost rehahilitation assumption,
compared with only $300.000 under the
lower cost rehabilitalion assumption.
Because of the similar financial
performance of the alternatives. the
qualitative criteria become very important
in the selection of a preferred alternative.

Kosmont & Associates also investipated
funding sources to determine if there were
more sources for new construction than

rchabilitation.  They found that there were
no funding advantages of one approach
over the other; although Low lncome
Housing Tax Credits may he able to cover
approximately 10% more of the total cost
of new construction than rchabilitation.

Narrowing the Field of Potential
Alternatives

A preliminary review of the qualitative
criteria resulted in the elimination of the
Major New Construction Alternative from
consideration.  While this alternative
would produce the most signilicant
change to the neighborhood, this chanpe
would come at the cost of considerahle
disruption (o the community. The
alternative would also resull in potentially
the greatest amount of temporary and
permanent relocation. In addition, the
existing units on the north side ol Poco
way efficiently utilize the site arca and arc
in better condition than those on the south
side.  These considerations do not justily
their demolition,  In summary, Lhe
potential social and economic costs of
Major New Construction seemed too high
for the potential benefit of some new
tamily units and a "new look™ (o the
neighborhood. Those ohjectives could
still be pursued with the remaining
alternatives of Rehabilitation and Some
New Construction.

Additional Financial Analysis

With the possible choices limited to the
Rehabilitation and Sume New
Construction Alternatives, the San Jose
Housing Department staff completed a
refined linancial analysis based on the
work of Kosmont & Associates. For
purposes of this additional analysis.
Housing Department stall included some
costs not considered in the Kosmont
analysis. These extra costs include the
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costs of relocation, landscaping and
paving. architectural embellishments, and
demolition.

In addntion, the Housing Department
analysis assigned a "low." "moderate." or
"high" rehabilitation cost to the individual
buildings, rather than just applving a
blanket "low" or high" cost to all units
within an alternative (see Table 3).
Specifically, some ol the apartments
hetween Poco Way and Story Road are
assumed to be rehabilitated at the "high"
cost assumption ($55.550 per unit)
because ol the poor conditions found in
those buildings (sce Chapter Two).

"Moderate" rehahilitation costs ($13,000
per unil) are assumed for most of the
remaining buildings, with the exception of
the two apartment buildings on the east
end of Poco Way and the building at 1050
MceCreery Avenue, These three buildings
would be rehabilitated at the low cost
assumption ($6.250 per unit) becausc they
arc in the best relative condition. The
building at 1050 McCreery Avenue is
included in the refined analysis because
the 1993 rehabilitation did not resolve all
ol the parking and paving issues for the
property nor add any architcetural
embellishments.

Table 5

Summary ol Relined Financial Analysis
Prepared hy the City of San Jose Department of Housing

Total Gap

Number of Dwelling Units (Clity Investment)

Rehabilitation
Low Echabilitation 12
Moderate Rehahilitation Costs 82
[Tigh Rehabilitation Costs 64
Mew Construction 1]
Total Gap $6.8 million
Some New Construction
Laow Rehabilitation 72
Moderate Behabilitation Costs 78
High Rehahilitation Costs 0
MNew Construction 68

Total Gap $7.4 million
Notes: | The rehabilitation cost assumptions are:

Lew Relabilitation 56,250/ unit

Moderate Rehabilitation  $13,000 unit

High Rehabilitation £53,500/unit

“TI'he gap assumes that 45% of the new construction and $3% of
the rehahilitation costs can be financed by other (non-Clity) sources.
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As with the Kosmont analvsis, there is not
a significant difference between the gaps
ol the alternatives. In this case. the
dilference 1y only $600,000, From a
financial perspective, one alternative was
not markedly stronger than the other.
Again, the poinl of the analysis not to
determine the ullimale gap of the project
but the relativee strength of one alternative
compared to another,

Selection of a Preferred Allernative

The selection of a preferred alternative
cansidercd the results of both the
qualitative and quantitative analyses. The
primary decision-making criterin were:

«  Minimize disruption to the community

= Improve the neighborhood for the long
lerim

+  Complete the improvements such that
they are cost ellective in the long term

Relocation is an important 1ssue with the
alternatives and contributes to the
potential disruption in the community,
Roth the Rehabilitation and Some New
Construction Alternatives would result in
lemporary and permanent relocation, as
cuplained above, The impacts of
relocation are anticipated to be similar
with both alternatives.

Long lerm improvements o the
neighborhood are critical 1o ensure that
the investment in the community is a
lasting onc. The Some New Construciion
Alternative performs better on this
criterion because some of the most
deteriorated units {located south of Poco
Way) would be removed and new units
built in their place. This alternative
would provide new [amily housing, a

more attractive building desipn, and
lacilitale maintenance significantly.

In conirast, the Rehabhilitation Alternoative
would not add family units, would
lacilitate long term maintenance, and
would provide limited aesthelic
improvements.  The Rehabilitation

Alternative would help somewhat with

long term maintenance because the unils
would undergo signilicant rehabilitation;
however. it is possible that some of the
unils south of Poco Way would need
additional and/or more [requent
maintenance given their poor existing
condition,

Acsthetic improvements with the
Rehabilitation Arernative would include
architectural embellishments, landscaping,
COMmmMOon open space areas, e, One
scenario considered some major changes
to the townhouse buildings fronting on
Story Road., These changes mclude
reorienting the entrances of the buildings
such that the front doors would be on the
north side ol the buildings. The enclosed
private patios, which are currently on the
north side of the buildings, would front
onto Story Road. In this arrangement,
residents would gain parking and other
access from Poco Way, enhancing
visibility and defensihility of interior
parking and common open space areas,
The housing, in this approach, would
"turn 1ts back" to Story Road with walls
and landscaping. LCven with these
chanpes, the basic "image" of these
buildings would probably remain the
same,

The Kosmont and Housing Department
[inancial analyses compared the relative
financial strength of the alternatives. The
results indicated that the absolute "all-in"
costs of new construction is somewhal
more expensive than rehabilitation:
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however, the differences between the
l[inancial performances of the alternatives
was not significant. In addition, new
construction may be justified financially
because a newly constructed unit is
assumcd 1o have a longer ceonomic life
than a rehabilitated unit.

In this light, the poor condition of many

of the units south ol Poco Way tipped the
decision to Some New Construction as the
alternative that best met the criteria.  Even

though there 1s the possibility of losing
some unils, the opportunily Lo creale more
family units with 3 and 4 bedrooms will
ultimately provide housing for more
people in uncrowded conditions. For
example, a [ourplex with only two-

bedroom units has a total of eight
bedrooms. [n comparison, a riplex with
two three-hedroom units and one four-
bedroom unit has a total of ten bedrooms.
Ten bedrooms can penerally accommodalte
more people than eight hedrooms.

In the long run, the Some New
Construction Alternative 1s expecled o be
the most cost effective approach because
it removes some of the worst units from
the neighborhood and replaces them with
new units that are cheaper o maintain and
have a much longer expected "life.” Some
New Construction also provides
opportunitics lor more usable common
open space arcas, more parking, and other
amenities,
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Recommended Conceptual Plan

Figure 11
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The preferred alternative, Some New
Construction, 15 expected to retain and
cnhance the Poco Way community.
Through rehabilitation and new
construction, living conditions would be
dramatically improved for the families in
the neighborhood.  With a selected
alternative, the details of a recommended
plan come into view and are described in
this chapter.

Basic Principles for the Recommended
Plan

Bascd on comumunity input and the
understanding of existing conditions, the
following principles guided the
development of the recommended plan:

1. Poco Wav should be closed to
eliminate existing problems with
through trallic.

b2

Poco Way should remain the foeal
poinl for the neighborhood. Residents
scem to prefor to congropate in very
public commaon areas such as sethacks
and public sidewalks. especiallv along
Poco Way., Even with the street
closed, a public "spine” should remain
and continue to function as a
community focus.

3. Security and safety must be enhanced
throughout the neighborhood by
creating more visible and defensible
spaces.

4, 'T'he entrance to the core of the
neighborhood should be at Poco Way
and McCreerv Avenue. Access to the
other housing units would be directly

from Sunset and McCreery Avenues.
respectively.

Ln

The Story Road frontage should he
"closed” (o deter non-residents from
entering the neighborhood. There
should be an attractive interface
between the neighborhood and the
Story Road Neighborhood Dusiness
District.

6. Alraclive landscaping and
architectural treatments should be
pursued throughout the Poco Way
neighborhood in the most cost
cffective manner possible,

7. Off-street parking should be increased
throughout the neighborhood,

8. Common open spaces, play areas, and
4 communily/recreation building
should be integral parts of the plan.
Play areas are especially important for
the large numbers of children in the
ncishborhood, A community building
might perform a variety of functions,
including acting as a meeting place, a
classroom (e.g., language courses), and
perhaps a potential child care center.

These basic principles are expressed in the
recommended conceptual plan (sce Figure
11). This plan is expected to create an
important, positive change in the
ncighborhood through the implementation
of various physical improvements. The
rest of this chapter is organized by the
different elements of the recommended
plan: street improvements, rehabilitation,
new construction, landscaping, streel lrees,
and the path between Poco Way and
Arbuckle School. In addition,
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suggestions for play field improvements at
the Arbuckle School arc also part of the
recommended plan.

Street Improvements

Street Closure. Perhaps the most
important change to the neighborhood
involves Poco Way itsell, The
recommended plan proposes 1o close the
street toward the eastern end of Poco
Way. The street closure is expected to
decrease reckless driving, speeding, and
cut-throngh traffic while not negatively
impacting vehicular circulation. Poco
Way would remain a public street from
MoeCreery Avenue 0 a cul-de-sac located
approximately three-fifths of the distance
[rom MceCreery: east of the cul-de-sac, the
streel would be abandoned.

A "land bridge” between the north and
south sides ol Poco Way would be created
adjacent 1o the cul-de-sac.  This bridge
would be approximately & 100 square feet,
providing a common open space that
could be enjoyed by all residents.

Renches and a small tot lot with modest
play equipment should he located in the
open space area.  To prolect it from street
traffic, bollards or other devices could be
placed around the street’s curb. In
addition, the area could be higher in
clevation than the eurb so as to announce
its presence as a place for people, not
cars. The area should bhe well-lit for
general security purposes and to
discourage potential vandals.

On the east side of the land bridge, the
abandoned Poco Way would be converted
into a parking area for the two large
apartment buildings at the end of the
block. Given the existing location of the
buildings. it is likely that the apariments
on the south side of Poco Way would
gain more spaces than the building to the

north: perhaps, the two property owners
could make arrangements to more
equitably share new parking spaces. An
illustration of the stree closure and land
bridge is shown in Figure 12.

Alternative Approach for Street Closure.
The closure could be handled through the
elimination of Poco Way as a public street
and its conversion (o a private driveway.
[his driveway would provide access o
rehabilitated units to the north and new
units on the south. Easements would be
needed to access the utilities in the street
right-of-way. This approach might force
the placement of overhead utilities
underground, and would result in placing
the community building and common tot
lot on the south side of Poco Way in an
open "green." This approach would
remove all on-street parking and those
spaces would need to be accommodated in
the new construction area. While the total
land avatlable for new construction would
increase under this approach. several
engineering and public safety issues
would need to be resolved in the
development of a final site plan.

Tree "Pop-Outs." Al the west end of
Poco Way, at McCreery Avenue, (ree
“pop-outs” should be installed at both the
north and south corners. These "pop-
outs” (also called "chokers™) elfectively
narrow the entrance of Poco Way o lorce
cars to slow down as they enter the
neighborhood, and yet allow for street
sweeping.  These "pop-outs” should be
planted with shade trees to create a
statement of entry into the neighborhood.

Other Traffic Devices. Other maffic
devices may be added to McCreery
Avenue. Sunset Avenue, and/or Cinderella
Lane to further decrease the speed of
trallic through the area. Treatment of
these other streets should be determined
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after Poco Way has been closed and the
impacts on those other streets have been
studicd. Commumty input would be
obtained before installing additional
devices. Undulators may he one potential
trallic device, pending the results of the
City’s investigation into this traffic
technique,

On-Street Parking. In response lo some
community coneerns. the possibility of no
on-street parking was explored for both

sides of Poco Way; however, because of
the large numbers ol cars in the

neighborhood, o "no parking zone'
negatively impact the surrounding
communily. Limiled "no parking zones”

on both sides of the driveways along Poco
Way would help increase visibility out of

would

the parking areas and increase pedestrian
salety.

Other Street Improvements.  Wheelchair
rumps should be installed at the corners of
streets 1n the study area.

Undergrounding of Utilities. Currently.
overhead utility lines clutter the
streetscape of the neighborhood,
contributing to a "run-down" appearance.
The undergrounding of utilities would
greatly improve the strectscape; however,
the cost of this improvement is very
expensive ($250 per linear foot). Given
the high cost, the feasibility of
implementing this recommendation would
need to be explored further. particularly if
resources are lumited to inplement the
more critical aspects of the strategy.

Rehabilitation

Rehabilitation Approach. Twenty-one
bulldings, contaimng 150 umits, should all
be rehabilitated to the "1050 McCreery
Standard" described in Chapter Two. One
fourplex (1056 MeCreery Avenue) would

be removed Lo create approximately eight
parking spaces and ugable common open
space for the remaining buildings in the
northern corner of Poco Way and
McCUreery Avenue, High quality materials
should be used in all of the repairs.
Improvements should be done with the
intent ol giving the buildings the same
economic life as new construction,
Landscaping and open space concepts are
discussed in a separate section in this
chapter.

Security, Visible and defensible spaces
should be ercated throughout the
rehabilitation area, particularly for
parking, open space, apartment entries,
and play arcas. This can be achieved by
having windows and doors face onto these
critical areas. In other words, safe places
are created by activity, the presence of
people, and visibility Irom the apartments.
[.ocating activity areas within close
proximity of each other (e.g., parking near
common open space areas) fosters mutual
surveillance,  Sccurity at night is
enhanced with good lighting near entries,
and in parking and other outdoor areas.
Light fixtures which are not easily broken
would need to be installed throughout the
neighborhood. Trash enclosures and
laundry rooms would also need to be
designed to discourage vandalism and
their use as hiding places.

Grading and Drainage. Throughout the
study area, properties have poor drainage.
Many propertics lack posilive drainage
away from the buildings. As part of the
rehabilitation. some properties may need
o be regraded 10 ensure proper drainage
to the street.

Architectural Embellishments, Cost
cffective cmbellishments should be added
to the structures to improve their
appesrance. These may include window
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trim, trellises, porches. roof elements to
accentuate cntrances, new balcomes, ele.
Most of these improvements should use
design elements and paint celors that are
compalible with the overall character of
the building and neighborhood. New
paint applied after thorough preparation
can greatly improve the appearance of the
buildings. Samples of such
cembellishments for cach building type arc
provided in Figures 13, 14 and 5.

Parking. Distinet oll-street parking areas
should be created behind the buildings
along McCreery to discourage cars from
travelling the length of the rear yards.
Landscaping should separate the parking
arcas. Lo increase the number of off-
street parking spaces and 10 improve
safety and security in the parking areas.
all carports should be eliminated and
replaced with surface parking. This
approach would increase the number of
parking spaces W approximately 210
spaces (1.4 spaces per umit overall) hut
the rehabilitation area would still not meet
the current City of San Jose parking
requirements (1.5 spaces per one-bedroom
unit to 1.8 space per two-bedroom unit).
Small landscaped islands should be
distributed throughout the surface parking
lots.

Covered parking could be achieved by
building carport roofs that are supported
by posts or columns rather than walls.

Trash Enclosures. Trash cnclosures
would shield garbage and recychng hins
giving less visibility to trash in the
neighborhood.  Trash enclosures should
he built at least six feet away from the
buildings in locations throughout the
residential arcas. These enclosures would
need to he carefully designed to
discourage graffiti and not create new
hiding places, For example, the enclosure

could be a 3- or 3l4-sided structure made
of wood and/or an open pattern of
concrete block. Flap gates could be
installed to facilitate movement of the
bins. Given the narrow driveways
throughout most of the rehabilitation area,
bins would still need to be moved W the
street for pick-up and remaoved after
collection. Good, on-site management can
ensure that the bins are relurned Lo their
enclosures.

New Construction

Architecture and Site Design Approach.
New residential development between
Poco Way and Story Road should be
designed as one intepral arca, creating an
attractive and pleasant residential
environment, The 60 to 68 new units
should include signmilicant proportions ol
three- and four-bedroom units to house
large families found in the neighborhood.
The site design and architectural approach
must be consistent with zoning, General
Plan, and Residential Design Guidelines.
This includes meeting all requirements lor
parking, private and common open space
areas, height limits, ete. The site will
need to be graded to ensure proper
drainage away [rom the buildings.

The bhuildings could be either two or three
stories in height, made ol durable,
attractive, and easy-to-maintain materials,
The overall design should create a
pleasant residential character, using Poco
Way as its access to the new
development.

Another approach could include the
elimination of Poco Way as a street,
converting it to a driveway, Dublic safety
and cngzineering issucs would need o be
resolved with this approach; however, it
may offer opportunities to create a
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parklike entry into the neighborhood and
provide a larger area lor new construction.
Figure 11 presents one illustration of a
possible site plan. Figures 13 and 14
depict some deas ol possible elevations
for the new buildings. These elevations
are examples from recently approved
affordable housing projects in San Jose.
Landscapig and open space concepls are
discussed In a scparate scction in this
chapter.

Security. The same principles lor
security apply in the new construction
area as in the rehabilitation area. Visible
and defensible spaces should be created
[or parking, open space, apartment entries,
and play arcas, idecally by combining a
couple of these activity areas together.
Windows and doors should face onto
these critical arcas.  Sceurily at night s
enhanced with good lighting around the
buildings, and in parking and other
outdoor areas. Lightl lixtures which are
not easily broken would need to he
installed throughout the development.
Trash enclosures and laundry rooms
would also need to be designed 10
discourage vandalism and their use as
hiding places.

Parking. Surface parking should be
provided which meets the City of San
Jose parking requirements. 1l covered
spaces are desired, then carport roofs
supported by posts or columns would be
appropriate, Small landscaped islands
should be installed at repular intervals
throughout the parking areas.

Trash Enclosures. 'Trash cnclosurcs
would shield the garbage and recvcling
bins giving less visibility o trash mn the
neighborhood.  'Trash enclosures should
be built at least six feet away from the
buildings in locations throughout the
residential areas. These enclosures would

need to be carefully designed to
discourage graffiti and not create new
hiding places. For example, the enclosure
could be a 3- or 3%-sided struclure made
of wood and/or an open pattern of
concrele block, Flap gates could be
installed to facilitate movement of the
hins. Trash enclosures should be placed
in locations that would facilitate direct
trash pick up withoul putling the bins on
the street.

Landscaping and Open Space

[Landscaping is needed throughout the
Poco Way neighborhood. The careful
selection and placement of plants should
beautify the area, provide needed shade,
accentuate the land plan, facilitate
recreation use, and enhance pride in the
neighborhood.,  The Landscape and
lerigation Guidelines (San Josc
Department of City Planning and
Building) is an important resource for the
development of landscape plans. In
addition, three general principles should
guide the installation of on-site
landscaping lor the entire study area:

I. The overall landscape design should
be [unctional, simple, and attractive.

Isd

Common open spaces in the
neighborhood should accommeodate a
wide range ol landscape lreatments,
including lawn areas, kitchen
gardens/community gardens, raised
planted areas, and usable hardscape
areas for children’s tricycle-riding and
adult recreation (e.g., half-court
basketball).

Lok

Canopy trees should be planted
throughout the study area lo provide
shade to the open space areas, streets,
and building openings. and to connect
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the landscaped area visually to its
surroundings.

The selection of appropriate plant
materials is very important and should
[ollow these criteria:

+  Drought tolerant

»  Medium to fast growing

*  Low mainlenance

* Hardy, durable and resilicnt

*  No poisonous or "dangerous” plants

»  Small shrubs best; large shrubs should
be "open and airy”

+  Trees with large cannpies

»  Small and prolific flowers

Table 6 sugpests plant materials that
generally satisfy these criteria, This plant
list is not exhaustive and other resources
may provide additional 1deas (e.g.,
Landscaping for Water Conservation by
the Tlast Bay Munieipal Utility Distriet).

The desipn of landscaped arcas in the
Poco Way neighborhood should have a
comprehensive approach that effectuates
the land plan and enhances it while
complementing s surroundinegs,  The
landscape design for the neighborhood
could take many forms. approaches. or
themes. Below are a few suggestions for

specific subareas within the neighborhood.

East of McCreery Avenue, DPairs of
fourplexes face onto a common courtvard
in this portion of the study area.
Balconies and fenced privale open spaces
extend into this interior space. The
comman open spaces are visible from the
street. There are several of options for
these arcas:

* A parklike open space area could be
established by a central lawn arca and
trees. Hardscape should complement
the rest of the area. This open space

area should enable play and recreation
USES.

*  The "courtvard" environment could he
cnhanced with a central large planter
hox containing a large shade tree (e.g.,
Chinese [vergreen Flm) and
flowering, low growing, hardy
groundeover (¢.g., Star Jasmine and
Trailing Lantana). The planter could
be aboul 24 inches high, constructed
of materials such as railroad lies or
textured concrete. The planter edge
could also serve as a seating area.
L'ommon open space arcas nol
landseaped should be integrated into
the hardscape.

« A community garden could occupy a
portion of the common open space
arcd, This garden would be for the
use of the tenants who live in the cight
units facing it. Short, gated fencing at
the sidewalk edge should frame and
"protect” the garden. llardscape and
small scale landscaping adjacent to the
butldings should be integrated into the
overall landscape design.

The front setback area should be planted
with trees and grass or hardy, low
growing shrubs that visually connect the
buildings and courtyard arcas while fitting
into the plan’s landscape approach. The
entry walk could be enhanced by adding
trees to cach side of the walk,

Il is important W clearly diflerentiale the
parking areas from the open space and
landscaped areas. Trees or a short fence
with 2 gate should close off the parking
area,

North Side of Poco Way. This portion
of the study arca contains intcrior
common open spaces framed by buildings.
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Tahle 6
Potential Plant Materials

Trees

Shrubs

Strectside

Rbwis fenceoa (Fast Alfrican Sumac)

i Plantanus sp. (Sycamore)

Larpe open areas in the rear vards
Pistacic chinensis (Chinese Pistache)

Limius parvifolioc (Chinese Evergreen Elm)

Smaller enclosed arcas

Agonis flexuosa (Peppermint Tree)

Sopftora japenica (Japanese Pagoda Tree)

Lergerstroemia indica (Crape Myrtle)

Prunus cerasifera "Krauler's Vesuvios”
{(Cherry Plum)

Fraxvimy oxvearpa "Ravwood” (Raywood Ash)
Robinig gmbigua "ldahoensis" (Idaho Locust)

Koelreuteria bipinnata (Chinese Ilame Tree)

Tall (use carefully)

Phorinia frasert
Abelia grandiflora (Glossy Abelia)

Medinvm height

Raphialepis indica (India 1lawthorn)
Agapanthus "Queen Anne" (Lily of Nile)
Acanthus mollis {(Bear’s Breech)
Escallonia rubra

Escallonia rubra "ler”

Salvia lewcantha (Mexican Bush Sage)
Claneter 5pr. (Lilies)

Low Growing

Lantana montevidensis (Trailing Lantana)

Limonium perezii (Sea Lavender)

Frachelospermum jasminoides (Star
Jasmine)

Westringia rosmariniformis (Rosemay Bush
W estringia)

Cenrranthus ruber (Red Valerian)

Chyvvsanthemum parthenivm (Teverfew)

The open space areas are typically shaded
and have limited street views: however,
windows and some apartment entries [ace
onto them. o create a usable open
space, a paved path could encircle a
central lawn/green area sirategically
planted with trees to define and enhance
this space. A landscape edge between the
buildings and path could frame the open
space. In this approach, the path should
be wide enough (e.g., minimum five feet)

to enable little children to ride their
tricvcles or play with other toys. Paved
paths should connect individual doorways
to the main circular path, The pavement
could consist of brushed concrete or other
functional and appealing material. The
lawn area could be gently mounded to
define children's play areas and/or passive
relaxation arcas,

Additional landscaping near the buildings
could include large masses of ground
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cover (e.g., Ivy or Afuega) and trecs.
Vines (e.g. Star Jasmine) could climb up
trellises attached to the buildings.
Benches or other durable outdoor
furniture could bhe added to this common
open space area, facilitating more use.
such as supervision of the play areas
andfor visiting or relaxation spots.

In the front setback along Poco Way,
trees could be planted with grass to create
a parklike environment which transitions
to the interior courtyard. In addition. the
ground floor units without private open
spaces could be litted with small fenced,
paved patio areas.

East end of Poco Way. There are two
large. two-story apartment buildings at the
east end of Poco Way., The common
vpen spaces lor these buildings are
interior courlyvards., The building at the
southwest corner of Poco Way and Sunsct
Avenue has a swimming pool. The
building at the northwest corner ol Poco
Way and Sunsct Avenuc has a paved
courtyard. Both courtvards could he
enhanced by adding planted areas with
trees and low growing, hardy shrubs,

These buildings need streetside
landscaping o creale an atlractive
appearance and unify it with its
surroundings. Trees and grass should be
planted in the front setback areas.
Flowering vines (with appurtenant
trellizses) could be added to extend the
landscape to the buildings.

New Construction Areca between Poco
Way and Story Road. Significant
opportunities exist o establish drought
tolerant. easy to maintain, and durable
landscaping throughout the new
construction arca. This portion of the
neighborhood could benefit from a variety
of treatments including courtyards, central

planted areas. common greens/lawns,
community/kitchen gardens, or other
approaches. Recreation arcas (c.g., lol
lots, half-court baskethall, etc.) may also
be accommodated in this area.

Landscape treatment along Story Road.
The landscaping along Story Road must
be carclully designed o protect the
neighborhood from visible or physical
penetration, and to create an attractive
presence and transition to the
neighborhood business district.  Potential
noise impacts from Story Road may also
need Lo be mitigated.  Walls or fencing in
conjunction with landscaping may be
needed between the butldings (o closc it
off from the street. Attractive sethack
landscaping should be planted along Story
Road which includes a mixture ol trees,
open shrubs, and low growing plants,
WVines that climb fences or walls should be
carcfully sclected s0 as 10 discourage
graffiti but not to create footholds for
people o use to get over the fence or
wall.

Landscaping in All Off-street Parking
Areas. Durability and easy maintenance
are the key prineiples for the small
planted areas in the parking lots. Ome
tree should be established in each planted
ared with low growing, drought-tolerant
ground cover.

Street Trees

All public streets in the study area should
have street trees which provide summer
shade, are drought tolerant, and are
relatively maintenance free. Trees should
have large canopies o bring the two sides
of a street together visually, The choice
of tree species should he compatible with
exasting streel trees on adjacentl streets,
particularly along Story Road. Possible
tree species might include the Chinese
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Flame tree (Koelrenteria bipinnata),
Yarwood Sveamore (Plantanus), Chinese
Pistache (FPistacia Chinensis), and
Maidenhair tree (Ginkro biloba
‘Fairmont ).

Path Between the Arbuckle Elementary
School and Poco Way

This path provides an important linkage
between the school and the neighborhood.
As such, it should be widened to refleet
its significance in the community. The
path could be landscaped along both sides
with trees and/or durable, low growing
plants or shrubs. Both entrances onto the
path could be announced by tree
plantings, Suggestions [or plant materials
are contained in Table 6. Lights should
also be added to the path to create a safer
cnvironment,  These improvements would
make this portion of the neighborhood
more attractive and maore secure.

Arbuckle Elementary Schouol

As discussed in Chapter Two, the
Arbuckle Clementary School plays an
important role in the lives of the Poce
Way Neighborhood residents. The school
is not only a place for children to leamn
but it is also the closest open space and
recreation area for the neighborhood. As
such, the Poco Way Neighborhood
Revitalization Strategy includes

sugzestions for physical improvements to
the school grounds.

Based on input from the community,
several ideas arc suggested lor the play
fields and tot lots, The field could be
graded Lo improve the overall drainage of
the site. A new irrigation system could
be installed to facilitate the maintenance
of the field. Given the cultural diversity
within the neighborhood and the student
body at Arbuckle School, the ball field
could be striped for two types of games:
soccer and baseball, The two fields
would overlap; however, the (two pames
would provide more variety and would
include the universal and popular game of
soceer, shared by many cultures. The
field striping should not preclude people
from playing other games on a more
informal basis.

The existing tot lots near Cinderella T.ane
could also be improved with new play
cquipment, meeling currenl Americans
with Disabilities Act requirements. The
perimeter of the schoolyard which abuts
the apartments along Poco Way and
MeCreery Avenue could be planted with
trezs to buffer the school from the
residential neighborhood. A good fence
should be installed and maintained along
this same perimeter edge to cnsurc that
the school vard is only accessed from
designated entries and not over this fence.
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This chapter discusses the implementation
of the elements of the Poco Way
Neighborhood Revitalizalion Strategy,
focusing on actions to ensure the long
term revitalization of the neighborhood.
A lime line 1s provided at the end of the
chapter lor illustrative purposes only.

Common Ownership

I'rom discussions with other cities who
are also trying to revitalize low income,
rental conmumunities. it 1s clear that
common ownership is critical for prompt
implementation.  Many successful
revitalization strategies in California have
had common ownership as one of their
characteristics (for example, Stockton and
Anaheim), Commen ownership also
facilitates common management which is
eritical Lo long term success, as discussed
in the next section.

Additional advantages of common
ownership include: (1) the ability to
coordinate and implement major physical
improvements in the neighborhood ina
timely muanner; (2) the potential reduction
of relocation impacts by providing a pool
of units available for temporarily
displaced (enants; and (3) the potential

ahility to ensure long term affordability of

the units to low income households.

Without common ownership, individual
property owners would have the option of
participating or not in the revitalization of
the neighborhood. This uncertainty can
delay the implementation of the project.
particularly if individual property owners
decide not to participate in the stralegy.

Common ownership of many units
provides flexibility in the tming of the
rehabilitation work, vis-a-vis the new
construction work, to minimize relocation
impacts. With a pool ol units, more
residents would be able to potentially
remain in the neighborhood during the
construction period.

Finally, common ownership may provide
an opportunily to reduce the rents from
market rates to rents that are allordable 1w
low income househalds, The
determination ol rents depends upon the
owner and their commitment o providing
affordable housing.

Common ownership of all the units is not
necessary for the strategy o be ellective.
Some properties arc in relatively belter
condition and the property owners have
shown interest in caring for their
properties hy participating in the City of
San Jose Paint Grant Program and
Housing Rehabilitation Program. This
independent initiative is critical w the
implementation of the Strategy: however,
some incentives may be needed to
encourage the development of the parking,
open space, landscaping, and facadc
improvemenis recommended in this
Strategy.

In summary, it is critical that a single
owner have control of the most
deteriorated buildings to facilitate
demolition and new construction as well
as major rehabilitation.  Acguisition
efforts are supported by this Strategy

as a key action in the project’s
implementation,
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Common Management

Common management of all the
apartment units is nccessary Lo cnsure
prompt and regular maintenance of the
units and properties, to resolve tenant
issues consistently throughout the
neighborhood, and te facilitate the long
term success of the area’s revitalization,
Single ownership ol all the properties is
not required for common management of
the properties. Property owners would
need Lo enter into an agreement with the
management organization.  The agreement
would identify the specific services
provided by the management organization
and the costs of such services.

Common management should be the
responsibility of a competent organization
with a proven record ol success,
compassion toward people of all
backgrounds and income levels, and the
ability w work closely with tenants, All
tenant rules should be the same
throughout the entire neighborhood,
These rules should be pested on each
building. The management approach
should involve lenants with on-site
management activities and with the
mainlenance ol the physical improvements
to foster pride and respect in the
neighborhood. Tn this way, the tenants
become partmers with the management
organization, and logether they work
toward Imaintaining an attractive and
functional neighborhood.

Relocation Plan

Prior to any displacement. a relocation
plan would be prepared in accordance
with state and/or federal reguirements.
This plan would be developed with the
direct and frequent participation of the
affected tenants. The process should bhe
handled thoroughly in a careful and

sensitive manner. To the extent feasible.
all permanent relocation should minimize
the disruption of the community fabric,
ideally by finding replacement housing as
close Lo the Poco Way neighborhood as
possible.

Street Improvements

Street Closure. A temporary street
closure should be initiated for Poco Way
al Sunset Avenue.  Vehicles would enter
Poco Way at McCUreery Avenue to access
the properties, There would be harricades
al Sunsct Avenue, creating a "deadend”
for Poco Way, The temporary closure
would be a first step toward a permancent
closure to stop through-traffic on the
street and to reduce reckless driving, A
study of any changes in traflic patierns in
the immediate area would he done during
the temporary closure.  This information
could be valuable in the design of (he
permanent closure.

Other Street lmprovements,  Other
improvements to the street include adding
street trees, installing "chokers," adding
wheelchair ramps, abandoning a portion
of Poco Way, and creating the "land
bridge" and parking area. All of these
items need to be carefully designed and
coordinated with the desipn of the new
construction project. The feasibility of
placing utilities underground needs to be
explored due to the potential high cost of
this action,

Street Name Change. Somc members of
the community are interested in giving
Poco Way a new name. Additional
community meelings are needed o pursue
this idea further. If the community
decides to change the street name, the
City would process the request through ils
normal procedures.
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Rehabilitation and New Construction of

Housing

To the extent feasible. a master
“developer” should be identified to

complete the street improvements, most of

the rehabilitation wark, and all of the new
housing construction, The develaper
should have experience with affordable
housing products and sensitivity loward
the community. The developer would be
responsible for preparing a relocation
plan.

The rehabilitation work on properties
vulside of the control of the "master
developer” would be the responsibility of
the other property owners. The City of
suan Jose should work with these property
owners (o identify appropriate incentives
ta complete the remaining work,  These
incentives could take many forms and
should be explored thoroughly,

All of the improvements would be subject
to the development regulations and
processes ol the Cily ol 5an Jose.

Improvements to Arbuckle Elementary
School

The Strategy suggests improvements to
the playfields at the Arbuckle Elementary
school. The Cily of San Jose should
initiate discussions with the Alum Rock
School Thstrict regarding the suggested
improvements. To the extent feasible and
appropriate, the City should identify wawvs
for it to work with the school district to
implement the improvements.

Improvements to the Surrounding Area

The long term revitalization of the Poco
Way neighhorhood depends not only on
improvements (o the neighborhood but
also to the surrounding area.  Graffiti

abatement, code enforcement and other
neighborhood services should continue o
¢ provided to the larger Arbuckle
neighborhood to facilitate a broader
revitalization.

Community Enhancement
for Long Term Success

Community Aectivities. The proposed
communily/recreation building provides
an important opporlunily o bring the
community together through a varicty of
activities. Courses could be offered in
parenting, language, housckeeping,
literacy, and specific skill-building topics.
The building could also be a place for
neighborhood social events, @ homework
center. a day care center, or other uses of
interest to the community.

Resident Participation, To loster pride
and respect in the neighhorhoad, residents
should participate in the final design of
the improvements to the arca. To the
extent feasible, residents could also be
involved in tree planting, landscape
mainlenance, and other activities.

Broader Community Participation. The
Rotary Club, Story Road Business

Association, and other organizations could
potentially participate in the revitalization
of the neighborhood by taking on specific

unprovement projects.
Ilustrative Time Line

The following is an illustrative time line
depicting one possible sequence of events.
Some actions may proceed faster than
others depending upon funding and other
considerations. Many of the actions could
be pursued simultaneously or in a
different order than shown below. For
example, the construction of the new units
may occur before the completion of the
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rehahilitation of the apartments. Somc
actions would probably be completed by
the City ol San Jose, and others would be
handled by the property owner(s).

The illustrative time line assumes that the
City of San Jose would chose o work
with a single "developer" who would be
responsible for the rehabilitation, new
construction, and streel improvements

along both sides of Poco Way. Other
rehabilitation improvements would be the
responsibility of the other property
owners, with assistance by the City of San
lose where [easible and appropriate. The
illustrative timeline indicates that il may
take 1% to 2 years to complete the
improvements recommended in the
Strategy,

Summer 1994:  « iy of San Jose: Determine the best method ol obtaining common
ownership of most of the units.

o ity of San Joye: Implement a temporary street closure for Poco Way
at Sunset Avenue in anticipation of the future, permanent closure.

»  Clity of San Jose: Determine the best method of rehabilitation and
development of the propertics, including City-owned properties,

consistent with the Strategy.

Uity of San Jose: Initiate discussions with the Alum Rock Schaol
yistriet regarding suggestions lor improvements to the Arbuckle
School contained in this decument,

»  Developer: Apply lor lunding lor rehabilitation of units and

construction of new units.

= Developer: Prior 1o any displacement. work with the appropriate
agencics (ineluding the City of San Jose) (o prepare and finalize a
relocation plan, Include the active participation of residents

throughout the process.

«  Developer: Apply lor the necessary permits for the rehabilitation and
new construction work.

Fall 1994. *  Developer: Learn aboul lunding availability. II necessary, the
developer should secure any other funds needed for the completion of
the project.

+  Developer: Complete the permit process{cs).
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Fall 1994

Winter through
Fall 1995:

Fall 1995:

Fall 1996:

-

ity of San Joye: Work with the other property owners to determine
the financial approaches which will be used to complete rehabilitation
and site improvements, Identify a schedule for implementation,
voordinated with the timing of the other neighborhood improvements
to mimmize disruption 1o the community,

City of San Jose: Tinalize an implementation schedule with the Alum
Rock School District with respect to improvements at the Arbuckle

School, depending upon available [unding.

Developer: Complete the rehabilitation work in phases to minimize
disruption to the neighborhood.

Developer: Remove the buildings on the site upon which the new
construction would take place.

Developer:  Begin construction ol the new units, preferably in phases
to minimize relocation impacts.

Developer: Complele construction of all new units,

Developer:  Initiate the abandonment of the cast end ol Poco Way.
Complete all permanent street improvements, coordinating this work
with the undergrounding ol utilities (assuming [unding for the
undergrounding is available).
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Pavent

Don Billings, Dorsa Association

Lydia Ausin, Day Workers Job Center

Rae Harringlon, Dorsa Community
Member

Amminda Polanco, Capitol-Goss
Community Association

l.ou Henrv, former principal of Aurbuckle
School

Kathering Abu-Ramia, Head Start
Propram

Bob Negrete, Dorsa Community

Mancy Knight, K.1.ID.5. Orgamization

Mayor and City Counecil

Mayor Susan Hammer

Vice Mavor Blanca Alvarado
Councilmember Trixie Johnson
Councilmember Charlotte PPowers
Councilmember David Pandori
Councilmember Margie Fernandes
Councilmember Frank Fiscalini
Councilmember George Shirakawa
Councilmember Alice Woody
Councilmermber James Beall
Councilmember Joe Head

City Planning and Building Department

Ciary I Schoennauer
Kent Edens
Patricia Colombe
laurel Prevetti
Nancy [lemmen
Michael Campbell
Lee Carrillo

Irum Shiekh
Suparna Saha
Melba Grillin
Maria Murillo

Housing Department

Alex Sanchez
Leslye Corsiglia
Manny Ungson
(ary Richert
Steve Ford
Mike Eaton
Karl Avers

Pat Lalor
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Poco Staff Coordinating Committee

Sarah Abbe, Distniet 5 City Council
Office

Arnum Nicholson, Fire Department

Joe Mosley, Department of Neighborhood
Serviees

Lance Uyeda, Department of
Neighborhood Services

Jugmita Baca, Department of
MNeighborhood Services

Betty Keith, Department of Neighborhood
Services

Pegpy Rollis, Department ol
Neighhorhood Services

Tom Saggau. Department of
MNeighborhood Services

Margo Alvarado, Department of
Meighborhood Services

Lueille I'riedland, Department of
Meighborhood Services

NReputy Chief Ton Skalland, Police
Department

Li. Kenn Christie, Police Department

Officer Ken Willey, Police Department

Joel Slavit, Department of Public Works

J. P, Tindell, Department of Public Works
limm Borden, Department of Public
Works

Gary lones, Department of Public Works

Heetor Guerra, Redevelopment Agency

Bea Robinson, Redevelopment Apency

Marv Aokl Department of Streets and
Parks

Mansour Malck, Department of Strects
and Parks

Joe Perez, Department of Streets and
Parks

Department of Public Works
{Additional)

kKaty Jensen
Fred Moezri
Judy Szabo

Huousing Authority of Santa Clara
County

Richard Warren
Jan Lindenthal
Kosmont & Associates, Inc.

Charles [.oveman

Timothy Sales

Berryman Luandscape Design

Elizabeth Berryman
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